
  TOWN COUNCIL REGULAR WORK SESSION 
                                     MONDAY, May 12, 2025 @ 7:00PM 
                                     Town Hall Conference Room 

                            View meeting online LIVE at https://www.frontroyalva.com/673/Town-Hall-Live 

 

 
 

 
 

  
 

     
         

   
                   
       

  

           

     
 
3.   UNFINISHED BUSINESS 

A. Special Use Permit Submitted by Divinum Auxulium Academy for Private School at 16 N. Royal Ave – L Kopishke 

       B. Request for Water and Sewer in the Rt. 522 Corridor for Industrial Use from Stafford One Investments, LLC 
(522 Properties LLC) at Winchester Road and Winners Court– Joe Petty 

 
4.    ADJOURN 
 
 
  
 

1.  Roll Call

2.  NEW BUSINESS
A. Budget Amendment to  Accept  Donation of  Funds from Front Royal Independent Business Alliance  (FRIBA)  on

  behalf of the Festival of Leaves  Committee  –  Lizi Lewis

B.  Presentation for the  Manassas Avenue Disposal, Solar Farm, and Firing Range Site  –  Robbie Boyer

C.  Ordinance Amendments to Town Code §§158-6 and 158-6.1 for the Re-adoption by Reference of the State
  Vehicular Laws and for Revision of  Penalties for Violations of Laws Adopted Pursuant to §158-6–  G Sonnett

D.  Deed of Easement from  RUSHMARK ROCKLAND ROAD, LLC to the Town for  Waterline  Easement  and
  Rights-of-Way Acquisition for  Town Water Facilities  Serving  Tax Map  12A-116-A3–  George Sonnett

https://www.frontroyalva.com/673/Town-Hall-Live


COUNCIL REGULAR WORK SESSION 
AGENDA STATEMENT 

  
                             Meeting Date:  May 12, 2025                     Item# 02A    

 
                                                    

Agenda Item: Budget Amendment to Accept Donation of Funds from Front Royal Independent Business Alliance 
(FRIBA) on behalf of the Festival of Leaves Committee 

 
 
Summary: FRIBA is requesting to donate $2250 towards the purchase of new traffic control devices that can be 
used to safely secure public event access. 

     
 
 
Budget/Funding: The $2250 would be awarded to the Public Works Dept/Streets Team to purchase new water 
barricades to supplement the current supply and replace broken devices. 
 
       
 
 
 
  
Staff Recommendation: Staff recommends Town Council approves this budget amendment to accept the donation 
of funds. 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

                                                      





COUNCIL REGULAR WORK SESSION 
AGENDA STATEMENT 

  
                             Meeting Date: May 12, 2025             Item#  02B   

 
                                                    

     
 
 
Summary: Staff will provide a presentation showing the services offered to Town and County residents at the 
Manassas Avenue disposal facility owned and operated by the town. This presentation will also provide the labor 
cost to operate the site each year and the revenue earned from selling the scrap metal that is dropped off there or 
collected by town staff.  

     
 
 
Budget/Funding: Solid Waste 4203  
 
       
 
 
 
  
Staff Recommendation: Staff will be present to answer any questions or provide more information if needed.  

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

                                                      

Agenda Item:   Presentation for the Manassas Avenue Disposal, Solar Farm, and Firing Range Site



Farm, Firing Range, Recycle Ramp

May 12th Worksession





EQUIPMENT:  BACKHOE

               TRACK LOADER

               TUB GRINDER 

  ROLLOFF TRUCK

PROPERTY: RECYCLE RAMP AND STORAGE YARD

  BRUSH PILE

  DIRT PILE

  FIRING RANGE

  STORAGE BUILDINGS

                      



STAFF: 2 - PART TIME RECYCLE ATTENDENTS COST OF $42,105.00 per year- CHECK IN 

RESIDENTS AND CONTRACTORS, GUIDE THEM TO THE CORRECT LOCATION TO DROP 

OFF AND TO CHECK THE LOADS TO ENSURE NO UNWANTED MATERIALS ARE 

DUMPED.

1 FULL TIME SR. EQUIPMENT OPERATOR/TRASH TRUCK DRIVER – INSURES 

BOTH AREAS ARE KEPT CLEAN AND ORGANIZED. PUSHES DEBRIS WITH TRACK 

LOADER TO KEEP THE DUMP AREA CLEAR.  OPERATES TUB GRINDER FOR 

MULCHING YARD WASTE. OPERATES ROLLOFF TO DELIVER METAL TO THE SCRAP 

YARD. COMPLETES WORK ORDERS FOR THE DEPT. MOWS THE FARM PROPERTY.
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COUNCIL REGULAR WORK SESSION 
AGENDA STATEMENT 

  
                             Meeting Date:  May 12, 2025                    Item#  02C   

 
                                                    

Agenda Item: Ordinance Amendments to Town Code §§158-6 and 158-6.1 for the Re-adoption by Reference of the 
State Vehicular Laws and for Revision of Penalties for Violations of Laws Adopted Pursuant to §158-6 

 
 
Summary:  Council is requested to consider an ordinance amendment to Town Code Section 158-6, effective July 1, 
2025, pertaining to re-adoption by reference of the state vehicular laws contained in Title 42.6, Code of Virginia, 
1950, as amended, and Article 2 of Chapter 7 of Title 18.2, Code of Virginia, 1950, as amended, all pursuant to Virginia 
Code §46.2-1313, and to Town Code Section 158-6.1 for revision of penalties for violations of §158-6. The Town must 
re-adopt Section 158-6 of the Town Code thereby allowing the Town to incorporate all the changes to the State 
vehicular laws that have been recently adopted by the State. By incorporating the State vehicular code into the Town 
Code, alleged violations can be written citing this Town Code section along with the related Virginia Code section, 
with any resultant fines being paid to the Town.  
 

     
 
 
Budget/Funding: None 
 
       
 
 
 
  
Staff Recommendation: Staff recommends amendment of Town Code §158-6 for the re-adoption of the state 
vehicular laws, effective July 1, 2025, and amendment of Town Code Section 158-6.1 for revision of penalties for 
violations of laws adopted pursuant to §158-6. 

  

 
 
 
 

 

                                                      



AN ORDINANCE TO AMEND FRONT ROYAL TOWN CODE SECTIONS 158-6 and 158-6.1 
PERTAING TO RE-ADOPTION BY REFERENCE OF THE STATE VEHICULAR LAWS AND 

FOR REVISION OF PENALTIES FOR VIOLATIONS OF SECTION 158-6 
 
158-6 ADOPTION BY REFERENCE OF STATE VEHICULAR LAWS 
Pursuant to the authority of Code of Virginia, 1950, § 46.2-1313, as amended, all of the provisions and requirements 
of the laws of the State as of July 1, 2024 2025 contained in Code of Virginia, 1950, Title 46.2, as amended, and Article 
2 of Chapter 7 of Title 18.2, Code of Virginia, 1950, as amended, except those provisions and requirements the 
violation of which constitutes a felony and except those provisions and requirements which, by their very nature, can 
have no application to or within the Town, are adopted and incorporated by reference and made applicable within the 
Town. References to "highways of the state" contained in such provisions and requirements hereby adopted shall be 
deemed to refer to the highways and other public ways within the Town. Such provisions and requirements are hereby 
adopted, mutatis mutandis, and made part of this chapter as fully as those set forth at length herein; and it shall be 
unlawful for any person within the Town to violate or fail, neglect or refuse to comply with any of the provisions of 
Code of Virginia, 1950, Title 46.2, and Article 2 of Chapter 7 of Title 18.2, Code of Virginia, which is are adopted by 
this section, provided that in no event shall the penalty imposed for the violation of any provision or requirement 
hereby adopted exceed the penalty imposed for a similar offense under Code of Virginia, 1950, Title 46.2, and Article 
2 of Chapter 7 of Title 18.2, Code of Virginia.  

158-6.1 PENALTIES FOR VIOLATION OF ORDINANCE INCORPORATING STATE VEHICULAR 
MOTOR VEHICLE LAWS BY REFERENCE 

A. Town Code Section 1-7(A) notwithstanding Any penalties for violation of Town Code Section 158-6, whereby 
the provisions of Article 2 (Code of Virginia § 18.2-266 et seq.) of Chapter 7 of Title 18.2 of the Code of Virginia, as 
amended, pertaining to driving while intoxicated, are incorporated by reference pursuant to the Town's authority under 
Code of Virginia § 46.2-1313, shall be and are the same as the penalties provided for the same or similar offenses 
under general state law, including penalties set by the provisions of Code of Virginia § 18.2-11, as amended. anything 
in the Charter of the Town of Front Royal to the contrary notwithstanding.  

B. Town Code Section 1-7(A) notwithstanding Any penalties for violations of Town Code Section 158-6, 
whereby the provisions of Code of Virginia Title 46.2, as amended, pertaining to motor vehicles, are incorporated by 
reference pursuant to the Town's authority under Code of Virginia § 46.2-1313, shall be and are the same as the 
penalties provided for the same or similar offenses under general state law, including penalties set by the 
provisions of Code of Virginia § 18.2-11, as amended. wherein the incorporated section provides no specific fine 
but states that the offense shall be punished as a misdemeanor (whether it is Class 1, Class 2, Class 3 or Class 4 
misdemeanor) shall be the penalties imposed for misdemeanors as set forth in Town Code Section 1-15. Said penalties 
shall not be the penalties imposed for misdemeanors under Code of Virginia § 18.2-11, as amended.  

 
This ordinance shall become effective July 1, 2025. 

 

      APPROVED: 
                                                                         _____________________ 
                                                                         Lori A. Cockrell, Mayor 
ATTEST: 
____________________________ 
Tina L. Presley, Clerk of Council  

vote on next page 

DRAFT



This Ordinance was approved at the Regular Meeting of the Town of Front Royal, Virginia Town Council 
conducted on _______________________________, 2025 upon the following recorded vote: 
 
R. Wayne Sealock            __Yes __No          H. Bruce Rappaport                   __Yes __No            
Joshua L. Ingram              __Yes __No          Melissa DeDomenico-Payne     __Yes __No              
Amber F. Veitenthal         __Yes __No           Glenn E. Wood                         __Yes __No   
  
A public hearing on the above was held on ______________________having been advertised in the Northern 
Virginia Daily on  
 

Approved as to Form and Legality: 

________________________________ 

George M. Sonnett, Jr., Town Attorney                Dated:  __________________________ 

DRAFT



COUNCIL REGULAR WORK SESSION 
AGENDA STATEMENT 

  
                             Meeting Date: May 12, 2025                        Item#  02D   

 
                                                    

Agenda Item: Deed of Easement from RUSHMARK ROCKLAND ROAD, LLC to the Town for Waterline Easement and 
Rights-of-Way Acquisition for Town Water Facilities Serving Tax Map 12A-116-A3 
 
 
Summary: It is proposed that the Town accept a waterline easement over portions of Tax Map Parcel 12A-116-A3 for 
access to and maintenance of facilities, to be constructed by RUSHMARK ROCKLAND ROAD, LLC and accepted by 
the Town for inclusion in the Town’s utility system necessary to provide utility service to an industrial property located 
outside of Town limits in the 522 Corridor. The proposed Deed of Easement with plat and utility plan is provided for 
review. 

     
 
 
Budget/Funding: None 
 
       

 
 
  
Staff Recommendation: Staff recommends Council approve and accept the Deed of Easement conveying waterline 
easement and rights-of-way over portions of Tax Map No. 12A-116-A3, owned by RUSHMARK ROCKLAND ROAD, LLC, 
to the Town. 
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COUNCIL REGULAR WORK SESSION 
AGENDA STATEMENT 

  
                             Meeting Date:  May 12, 2025               Item# 03A    

 
                                                    

Agenda Item: Special Use Permit – 2500100 A Special Use Permit application submitted by Divinum Auxilium 
Academy to permit a private school located at 16 N. Royal Avenue. The purpose is to move the upper school 
consisting of twenty-five (25) male students aged thirteen to eighteen (13-18) and comprising seventh through 
twelfth grade. (7th through 12th). The property is zoned C-2, Downtown Business District (Entrance Corridor) 
and within the historic district. 

 
Summary: On April 16, 2025, PC unanimously approved the application with the following condition:  
“The provision of off-street parking areas, which shall be oriented to the buildings they are serving and within 
three hundred (300) feet walking distance, with a written agreement thereto assuring their retention for such 
purposes shall be properly drawn and executed by the parties concerned and approved as to form by the Town 
Attorney prior to the commencement of the use and a valid written off-site parking agreement shall remain in 
effect for the duration of the Special Use Permit.” (The language for this condition was pulled directly from code) 

 
PC justified the approval due to the school being perceived as a low intensity use while still maintaining the 
historic building. The applicant did include an aerial parking and drop off/pick up plan in the application. 
 
On May 5, 2025, Town Council held a work session to discuss the application. Council recommended revisiting 
the discussion at the next work session on May 12. This would allow additional time to research the parking 
scenarios further and FRPD will place the speed/traffic counter on Union Street to monitor the road conditions.  
 
Budget/Funding: N/A 

  
Staff Recommendation: Staff recommends approval. The building has very limited off-street parking. They will 
need to either lease parking from an adjoining property owner within 300 feet or apply for a Special Exception 
to be relieved of parking standards. The use as a school, lessens potential traffic impacts due to pick up and drop 
off being twice a day for 9 months of the year. With the C-2 zoning, retail or office use could potentially generate 
significantly more traffic with potential customers in and out throughout business hours, year-round. PC 
removed conditions to stagger pick up and drop off times for students, and they also did not consider capping 
the maximum number students. Staff would strongly suggest permitting no more than 25 students and requiring 
a staggered pick up and drop off window.   

 
 
 
 
 
 
 
 
 
 
 
 

                                                  



PUBLIC HEARING 

 

2500100 – A request for a Special Use Permit submitted by 
Divinum Auxilium Academy for a private school located at 
16 N. Royal Avenue, identified by Tax Map 20A5, Section 
11, Lot 15. The property is zoned C-2, Downtown Business 
District and is located in the Entrance Corridor.   
 



Town of Front Royal, Virginia 

Planning Commission Monthly Meeting Agenda 

 

 

 

Agenda Item:  Special Use Permit – 2500100 
 
MEETING DATE:  April 16, 2025 
 
SUMMARY:  A Special Use Permit application has been submitted by Divinum Auxilium Academy for a 
private school located at 16 N. Royal Avenue for an all-boys school featuring twenty-five (25) students 
aged thirteen to eighteen (13-18) and comprising seventh through twelfth grade. (7th through 12th). The 
property is zoned C-2, Downtown Business District (Entrance Corridor) and within the historic district. 
 
STAFF RECOMMENDATION:  Staff recommends approval with conditions pertaining to parking.  
 
 
MOTION: “I move that the Planning Commission forward a recommendation of approval to the Town 
Council for Special Use Permit #2500100 for a private school located at 16 N. Royal Avenue conditioned 
upon the following: 
 

1. The provision of off-street parking areas, which shall be oriented to the buildings they are serving and 

within three hundred (300) feet walking distance, with a written agreement thereto assuring their 

retention for such purposes shall be properly drawn and executed by the parties concerned and approved 

as to form by the Town Attorney prior to the commencement of the use and a valid written off-site 

parking agreement shall remain in effect for the duration of the Special Use Permit.” 

 
 
 
NOTE:  This is only a draft motion.  Alternative motions are also welcome. 
 

 

PLANNING COMMISSION ACTION: 
 
Moved     Neel         Seconded    Fedoryka        
 
Marshner    Yes      Neel    Yes      Marrazzo    Yes      Brooks    Yes      Fedoryka    Yes___  
 
 

 
 

             
 

           
 



                           TOWN OF FRONT ROYAL 
             DEPARTMENT OF PLANNING & ZONING 
 
             Planning Commission Regular Meeting 
                                     April 16, 2025 

 
 

 

APPLICATION SUMMARY:  

 
GENERAL INFORMATION:                                              

Site Addresses  16 N. Royal Avenue   

Property Owner(s)  FM town Hall LLC 

Existing Zoning   C-2,  Downtown Business District (Entrance Corridor) 

Historic District Yes 

Proposed Use  Private School  

Tax Identification  20A5-11-15 

Location  The property is located on the east side of N. Royal Avenue, 
between the United Methodist Church and the First Baptist 
Church.  

  
Vicinity Map (Warren County GIS)  

 
  

APPLICATION #:     
2500100 

 

APPLICANT:    
Divinum Auxilium Academy 

 

A Special Use Permit application has been submitted for a private school located at 16 N. Royal 
Avenue for an all-boys school featuring twenty-five (25) students aged thirteen to eighteen 
(13-18) and comprising seventh through twelfth grade. (7th through 12th). 



Town Zoning Map (Warren County GIS) 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   
 
 
 
  Aerial Map (Warren County GIS)  

 

 
 
 

C-2 

R-3 

R-1 



  
Town Code 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 148-870 
Parking 
Requirements 
 
 
 
 
 
 
 
 
 
 
 
 

 175-48 USES PERMITTED BY SPECIAL PERMIT (C-2) 
 
A.  The following uses are permitted within the C-2 District only by 

approval of a special use permit, except as prohibited or restricted by 

separate restrictions of record that may pertain to property within the 

C-2 District: 

RESIDENTIAL: 
Apartments located in buildings constructed after January 1, 1999, in 
accordance with the area requirements in Section 175-49. 
 
COMMERCIAL: 
Automobile garages, excluding where repairs work is only an accessory 
use, subject to the requirements of Section 175-110.3 where motor 
vehicle painting or body work services are provided.  
Automobile service stations, in accordance with Section 175-110.  
Automobile and truck sales lots and leasing agencies, in accordance with 
Section 175-52.D.  
Bed and Breakfasts, as set forth in Section 175-107.3.  
Day Care Facilities, subject to the provisions of Section 175-107.1.F, and 
any necessary improvements or changes to address the considerations of 
that section.  
Farmers' markets, in accordance with Section 175-52.E.  
 
INDUSTRIAL:  
 
ORGANIZATIONAL:  
Schools.  
 
MISCELLANEOUS:  
Conservation areas.  
Lodging houses and boarding houses.  
(Ord. of 7-23-12; Ord. of 6-22-15) 
 
 

 
 
 
 
 

Public/private schools One (1) parking space per employee, plus 
parking space for school auditoriums as 
noted above for auditoriums. 
 

Churches/theaters/other 
assembly buildings/ 
auditoriums 

One (1) parking space per four (4) fixed 
seats in the main assembly area or one (1) 
parking space per one hundred (100) net 
square feet. 
 



Project Summary 
 
 
 
 
 
  
  

The applicant is seeking a Special Use Permit to allow a private school for 
up to 25 male students aged 13 to 18, grades 7th through 12th. Pick up and 
drop off will occur at the rear of the building and parking will be leased 
from St. John the Baptist. 
 

Staff 
Recommendation 
  
 

Staff recommends approval conditioned upon the following: 
 

1. The provision of off-street parking areas, which shall be oriented 

to the buildings they are serving and within three hundred (300) 

feet walking distance, with a written agreement thereto assuring 

their retention for such purposes shall be properly drawn and 

executed by the parties concerned and approved as to form by the 

Town Attorney prior to the commencement of the use. 

 
ATTACHMENTS:   1) Application and associated documents from the applicant.  
 
  



C-2























COUNCIL REGULAR WORK SESSION 
AGENDA STATEMENT 

  
                             Meeting Date: May 12, 2025                      Item# 03B    

 
                                                    

Agenda Item: Request for Water and Sewer in the Rt. 522 Corridor for Industrial Use from Stafford One 
Investments, LLC (522 Properties LLC) at Winchester Road and Winners Court 

  
 

Summary:   The Town has received a joint request from Warren County and Stafford One Investments LLC (522 
Properties LLC) for water and sewer service within the Route 522/340 North Corridor. The property consists of 
approximately 28.3 acres identified as Tax Map 12-6F, 4-44B, 4-43A, 4-45Bp and located on the west side of 
Winchester Road at its intersection with Winners Court. The intention is to construct a 220,000 square foot 
industrial warehouse building for a warehouse and distribution center.  
 
According to the application for an out-of-town utility connection, the applicant estimates the facility will require 
4,500 gallons of water per day. 
 
On May 5, 2025, Town Council held a work session regarding the request and Council suggested that the 
Applicant attend the next work session to provide additional details regarding the proposed rezoning and 
development of the property.  
 

  
 
Budget/Funding: N/A 
 
       
  

Staff Recommendation:   Council is to consider an out-of-town utility connection for industrial use. 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

                                                      



Nicholas V. Cumings 

(703) 528-4700 Ext. 5447

ncumings@thelandlawyers.com

Revised 

April 17, 2025

Via E-Mail & First-Class Mail 

Matthew Wendling 

Planning Director / Floodplain Manager 

County of Warren County Planning and Zoning Department 

220 North Commerce Avenue, Suite 400 

Front Royal, Virginia 22630 

Re: Out-of-Town Utility Connection Request 

Tax Map Parcels 12-6F, 4-44B, 4-43A, 4-45B pt. (together, the “Subject 

Property”) 

Dear Mr. Wendling: 

On February 6, 2025, I submitted a request for an out-of-town utility connection for the 

Subject Property. Enclosed is a resubmission addressing your comments. The Subject Property 

includes the above-referenced parcels of record that, in aggregate, consist of approximately 28.3 

acres located in the Nineveh area of the North River Election District. The Subject Property is 

owned by 522 Properties, LLC (the “Applicant”). The Subject Property is located on the west side 

of Winchester Road (US Route 340/522) at its intersection with Winners Court, east of Crooked 

Run, and contains two existing residential dwelling units with the balance of the land area 

remaining vacant. Parcels 4-43A and 4-45B pt. are zoned to the Commercial Zoning (“C”) District 

and Highway Corridor (“HC”) Overlay District, in accordance with § 180-27 and § 180.29.1, 

respectively, of the Warren County Zoning Ordinance (the “Zoning Ordinance”). Parcel 4-44B is 

zoned to the Agricultural Zoning (“A”) District and HC Overlay District; and Parcel 12-6F is zoned 

to the A District and partially to the HC Overlay District.  

The Applicant filed a rezoning application for the Subject Property seeking the Board of 

Supervisors’ approval to rezone to the Industrial District and HC Overlay District to permit the 

construction of an approximately 220,000 square foot industrial warehouse building. The 

Applicant is concurrently seeking approval of a conditional use permit to permit a structure that is 

greater than 50,000 square feet within the HC Overlay District. In accordance with § 180-64.A(1) 

of the Zoning Ordinance, this Out-of-Town utility connection request letter and attached 



Mr. Matthew Wendling, Director 

Page 2 of 2 

application form are provided to you at this time with the intent of initiating the review process in 

advance of the anticipated rezoning and conditional use permit application submissions.  

Thank you for your attention to this matter. Please do not hesitate to contact me if you need 

additional information. 

Very truly yours, 

WALSH, COLUCCI, LUBELEY & WALSH, P.C. 

Nicholas V. Cumings 

Attachment 

CC: Deja M. Burt 

Bernard S. Suchicital 

V:\clients\013589\000003\APP\A1294973.DOCX 



APPLICATION FOR OUT-OF-TOWN UTILITY CONNECTION 

Town of Front Royal 

Public Works 

800 Crosby Rd - PO Box 1560 
Front Royal VA 22630 

(540) 635-7819 (0) • (540) 635-8973 (F)

www.frontroyalva.com 

Application Date: ____________ _ 

0wner(s) / Applicant(s) Full Name: _____________________ _ 

Mailing Address: 

City/State/Zip: ---------------------------------- 

Daytime Phone: _____________ _ Email: _________________ _ 

Property Address/Lot#: --------------------------------

IF RESIDENTIAL: 

Type of Unit: 
□ Single Family 7 Townhouse � Duplex/Multi Family 

IF COMMERCIAL or INDUSTRIAL: 

Type of Business: ----------------------------------

Number of Employees: __________ _ Hours of Operation: ____________ _ 

Estimated Usage: _______ gallons per day 

ALL APPLICANTS: 

Number of Toilets: Urinals: ____ _ Sinks: ______ Tubs/Showers: 

Size of Meter (Must match water service size): ______ _ 

Fire Suppression Required: Yes / No Meter size ____ _ 

THIS SECTION TO BE COJ'v/PLETED BY WARREN COUNTY PLANNING DEPARTMENT 

Application Approved by Board of Supervisors: ____________ Date: _________ _ 

Application Approved by Building Department: ____________ Date: _________ _ 

Application Approved by Planning Staff: ______________ Date: _________ _ 

Director of Planning Signature: __________________ Date: _________ _ 

TOWN APPROVAL PROCESS 

✓ Approval of Connection by Town Council if applicable (Four Weeks) 

✓ Review of Site Plans if applicable (Three Weeks per submittal) 

✓ If Commercial-Completion of PILOT Agreement, if applicable-through Town Attorney's Office (Two Weeks)

✓ Payment of Applicable Fees through Finance Department (One Week) 

✓ Developer provides and installs all equipment (pipes, valves, meters, etc.)

Town of Front Royal Out-of-Town Utility Application 
Page I of 3 

COPY

JaimieM
Ellipse



THIS SECTION TO BE COi\IPLETED BY PUBLIC WORKS 

Water & Sewer Availability: ____________________________ _ 

Utility Extension Required: ____________________________ _ 

Utility Plans Reviewed & Approved: ________________________ _ 

PILOT Agreement Completed: _______ _ _________________ _ 

Confirmation from Director of Finance that Taxes have been paid in full: Date: 

Signature: 

FEES: 

Water Connection Fee 

Water Additional Fee 

Fire Suppression Fee 

Sub Total (Water) 

Sewer Connection Fee 

Sewer Additional Fee 

Sub Total (Sewer) 

TOTAL 

Public Works Director Signature: _ _ _ _______________ Date: 

134-71.1 PURCHASE OF WATER AND SEWER TAPS

• A water and sewer connection can be purchased from the Town of Front Royal only for a specific,
designated building site or lot.

• Once an application to purchase a water and sewer connection has been received, the connection shall
not be transferrable to another site.

• If the water and sewer connection is not installed within twelve (12) months from the date of purchase
because the purchaser is not ready for actual installation, the purchase shall be voided and the purchase
price alone shall be refunded without interest.

• Water and sewer connection fees shall be paid upon application. However, when a single developer in
a single application requests the purchase of six (6) or more water and sewer taps for six (6) or more
building units, the connection fee for each tap may be paid upon actual installation of each respective
tap. (Ord. No. 2-86 Added Entire Section 2-10-86-Effective Upon Passage)

Page 2 of3 
Town of Front Royal Out-of-Town Utility Application 

COPY



GENERAL INFORMATION 

I. A site plan or plat depicting the utility connection locations to the Town water and sewer mains

must be included with this application. Wanen County may release building pem1it upon Town
approval of site plans.

2. All owner infom1ation must be completed and Wanen County approvals received prior to
processing by the Town.

3. The tax map number can be found on your Zoning or Building pem1it. If you do not know this
number, it can be obtained from the County Planning Department (540-636-3354).

4. Connection fee information can be obtained from the Town website www.frontroyalva.com or by
contacting Public Works (540) 635-7819.

5. For tenant occupied structures, separate water meters must be provided for each unit.
6. Information about the Town's PILOT program and Out-of-Town Water & Sewage Service

Agreement can be obtained from the Town website www.frontroyalva.com or by contacting the
Town Attorney at (540) 635-8007. Wanen County may release Occupancy Permit upon
completion of PILOT Agreement.

7. Out-of-Town residential & industrial fees & rates are 200% in-Town rates.

Town of Front Royal Out-of-Town Utility Application 
Page 3 of3 
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PROFFER STATEMENT 
RE: Crooked Run Assemblage Rezoning 

February 4, 2025  
File Number: ___________ 

 
Rezoning:  Crooked Run Assemblage  Rezoning  
 
Record Owner: 522 Properties, L.L.C. 
 
Applicant:  Stafford One Investments, LLC 
 
Property: 12 6F; 4 44B; 4 43A; 4 45B (a portion thereof); comprising approximately 

28.23 acres as shown on the Rezoning Plan  (hereinafter the “Property”) 
 
Zoning:  Agricultural to Industrial  
 
Project Name: Crooked Run Assemblage Rezoning  
 
Original Proffer  
Date:   February 4, 2025 
 
 

  
Preliminary Matters: 

Pursuant to Va. Code Ann. § 15.2-2296, et seq., and § 180-63 of the Warren County Zoning 
Ordinance, the undersigned hereby proffers that the development and use of the Property shall be 
in substantial conformance with the following conditions. In the event this rezoning is granted as 
applied for by the Applicant, then these proffers shall supersede and replace in their entirety all 
other proffers made prior hereto with respect to the Property. In the event this rezoning is not 
granted as applied for by the Applicant, then these proffers shall be deemed withdrawn and shall 
be null and void, and any existing proffers will remain in full force and effect. 

The headings of the proffers set forth below have been prepared for convenience or 
reference only and shall not control or affect the meaning or be taken as an interpretation of any 
provision of the proffers. Any improvements proffered herein below shall be provided at the time 
of development of the portion of the site served by the improvement, unless otherwise specified. 
The terms “Applicant” and “Developer” shall include the current and all future owners and 
successors in interest. 
 
 For purposes of reference in this Proffer Statement, the “Rezoning Plan” shall be that plan, 
consisting of four (4) sheets, prepared by The Engineering Groupe, Inc., entitled, “Rezoning 
Plan/Conditional Use Permit Plan for Crooked Run Assemblage and dated January 31, 2025 (the 
“RP”). 
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1. DEVELOPMENT AND USE OF THE PROPERTY 
 

1.1. The subject Property shall be developed in substantial conformance with the RP 
and as is specifically set forth in these Proffers. Upon submission of final site or 
subdivision plans, minor changes and adjustments may be made to the road 
alignments, entrances, parking, dimensions and location of the SWM/BMP 
facilities, the exact configuration and location of building footprints, and other 
similar features as shown on the RP, to accommodate final engineering, provided 
they meet the intent of these Proffers and are approved by the Director of Planning. 
 

1.2. The following uses shall be prohibited on the Property: 
 

1.2.1. Automobile graveyard or junkyard 
 

1.2.2. Bottled gas storage and service 
 

1.2.3. Extraction of natural resources and borrow pits, except what is associated 
with the initial clearing and grading of the Property 

 
1.2.4. Manufacture of cinder blocks, concrete, concrete products, brick and similar 

products 
 

1.2.5. Batch mix asphalt plant 
 

1.2.6. Kennel, commercial 
 

1.3. The Applicant may construct not more than 220.000 gross sq. ft. of Warehousing 
and Distribution Facilities, as defined in the Warren County Zoning Ordinance.  
 

1.4. The Property may be developed with any permitted use within the Industrial 
District (§ 180-28) and HC Overly District. The Property may be also be developed 
with any uses permitted in these zoning districts also requiring approval of a 
Conditional Use Permit, provided that such uses may only be permitted following 
the approval of an application for such Use Permit, and that total development on 
the Property does not exceed approximately 220,000 square feet.  

 
2. COMMUNITY DESIGN 

 
2.1. Landscaping. Perimeter landscaping shall be provided in substantial conformance 

with Sheets 3 through 4 of the RP. All new landscaping/plantings shall be 
indigenous species, native to Virginia, and drought resistant.  

 
2.2. Height. The maximum building height on the Property shall be 50 feet.   

 
3. TRANSPORTATION 
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3.1. For purposes of traffic analysis, the Applicant may use ITE Use Group 130, 

Industrial Park, to analyze its anticipated traffic impacts for the Property.  
 
4. SIGNAGE 

 
4.1. The Applicant shall be limited to a single monument sign located at the entrance to 

the Property that is shown on the RP. All signage shall conform to the applicable 
provisions of § 180-14 of the Zoning Ordinance. Nothing in this proffer shall 
preclude each owner or tenant of a building from installing building mounted signs, 
internal to the site, so long as they conform to the provisions of § 180-14 of the 
Zoning Ordinance.  
 

5. LIGHTING 
 

5.1. All lighting shall conform to the provisions of § 180-49.2 of the Zoning Ordinance. 
The Applicant shall prepare and submit a photometric plan as a part of the final site 
plan process demonstrating the minimization of off-site lighting impacts on lower 
intensity uses.  
 

6. FIRE AND RESCUE 
 

6.1. The Applicant shall contribute to Warren County the sum of $150.00 per 1,000 
gross square feet of constructed building as depicted on each final site plan, to be 
used for fire and rescue purposes. The contribution shall be made at the time of 
issuance of the certificate of occupancy for each structure built on the Property. 
 

7. ECONOMY 
 

7.1. The Applicant shall provide outreach to qualified persons residing in Warren 
County who may be interested in employment for the proposed use, through a 
variety of media such as local job fairs, links that can be made available on the 
County’s website, and job postings on the Laurel Ridge Community College’s 
career opportunities webpage.   
 

8. ENVIRONMENT 
 

8.1. The Applicant shall avoid disturbance within the area identified as  
“POTENTIAL CONSERVATION AREA” on sheets 3 and 4 of the RP. 
 

9. WATER AND SEWER 
 

9.1. The Property shall be served with public water and public sewer. At its expense, 
the Applicant shall design and construct all on-site and off-site improvements 
necessary to provide service for the demand generated by development in 
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accordance with applicable Front Royal Public Works Department, Warren 
County, and Virginia laws, ordinances, and regulations.  

 
10. ESCALATOR  
 

In the event the monetary contributions set forth in this Proffer Statement are paid to 
Warren County within twenty-four (24) months after final approval of this rezoning, as applied for 
by the Applicant, said contributions shall be in the amounts as stated herein. Any monetary 
contributions set forth in this Proffer Statement which are to be paid to the County after that time 
shall be adjusted in accordance with the Urban Consumer Price Index (CPI-U), published by the 
United States Department of Labor, such that at the time contributions are paid they shall be 
adjusted by the percentage change in the CPI-U from that date twenty-four (24) months after final 
approval of this rezoning to the most recently available CPI-U to the date the contributions are 
paid, or six per cent (6%) per year, whichever is less.   
 

[Signatures on following pages] 
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SIGNATURE PAGE 
 
OWNER 
 
522 Properties, L.L.C.  
 
By: _______________________       
 
Name: _______________________  
 
Title: _______________________  
 
 
 
COMMONWEALTH OF VIRGINIA 
COUNTY OF ____________: to-wit: 
 

The foregoing instrument was acknowledged before me, this _______ day of 
______________________, 2025, by ____________________________________________. 

 
 

        
Notary Public 
 
 

My Commission Expires:     
 
My Notary Registration Number:    
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STATEMENT OF JUSTIFICATION  
 

Crooked Run Assemblage  
 

Tax Map Parcels 12-6F, 4-44B, 4-43A, 4-45B (a 1.53acre portion) 
 

February 4, 2025 
 
Introduction 

 
Stafford One Investments, LLC (the “Applicant”) is the contract purchaser of the 28.23 

acre Property described above, and is serving as Applicant for a Rezoning and a Conditional Use 
permit for the Property.  As detailed below, the Applicant proposes to rezone the Property from 
the Commercial District (§ 180-27), Agricultural District (§ 180-21), and the Highway Corridor 
(“HC”) Overlay District (§ 180.29.1) to the Industrial District (§ 180-28) and HC Overly District 
to construct a 220,000-square-foot industrial warehouse building with associated parking and 
loading spaces on approximately 28.23 acres. The Applicant is also seeking approval of a 
Conditional Use Permit (“CUP”) from the Warren County Board of Supervisors (the “Board”) for 
the proposed use. As per § 180.29.1.E of the Warren County Zoning Ordinance (the “Zoning 
Ordinance”), a CUP is required for any proposed structure which is located within the HC Overlay 
District that is greater than 50,000 square feet. Finally, there is an existing flood zone in the 
southwest corner of the property, and a potential conservation area is proposed to mitigate impacts 
to the flood zone. The current owner of the Property is a party to the application, and has provided 
its consent via its signature on the rezoning application form.  

 
Property Background 
 
 The Property consists of four parcels of record containing approximately 28.23 acres 
located in the Nineveh area of the North River Election District.  It is located on the west side of 
Winchester Road (US Route 340/522) at its intersection with Winners Court, east of Crooked Run, 
and contains two existing residential dwelling units on Parcels 4-43B and 4-44B, with the balance 
of the land area remaining vacant. The Property is currently zoned to the Commercial District (§ 
180-27), Agricultural District (§ 180-21), and the Highway Corridor Overlay District (§ 180.29.1) 
as defined by the Zoning Ordinance. Additional parcel information is provided in the table below:  
 
Tax Map No. Land Area Zoning District/Overlay District 
A portion of 4-45B 66,647 Commercial Zoning District, HC Overlay 

District 
4-43B 43,811 Commercial Zoning District, HC Overlay 

District 
4-44B 247,548 Agricultural Zoning District, HC Overlay 

District 
12-6F 871,798 Agricultural Zoning District, partially in 

the HC Overlay District 
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East of Winchester Road from the Property is the RSW Regional Jail facility and an 
industrial warehouse building, which are both zoned to the Commercial District. The remaining 
balance of Parcel 4-45B is zoned to the Commercial District, and parcels west and north of the 
Property are zoned to the Agricultural District. All surrounding parcels are located within the HC 
Overlay District. The Property is composed of a mixture of soil types primarily including Endcav 
silt loam, Chilhowie silty clay loam, and Newark silt loam, with slopes ranging from zero to 25 
percent across the Property, as per the United States Department of Agriculture Natural Resources 
Conservation Service Web Soil Survey.  
 
 The Warren County Comprehensive Plan’s Future Land Use Map (the “Future Land Use 
Map”) designates the land north of Front Royal along the Route 522/Route 340 corridor as almost 
exclusively commercial and industrial, and especially so on the eastern side of that highway. The 
commercially designated properties in the Comprehensive Plan tend to be centralized closer to 
Interstate 66, and the industrially designated lands are concentrated to the north. According to the 
Future Land Use Map, the Property is planned for industrial uses, and a majority of the Property 
is located within the Route 522 Overlay District. See Figure 1 below.  
 

  
Figure 1: Future Land Use Map with approximate boundaries of the Property outlined in red. 
 
 Site-specific characteristics suggest that the Property is suitable for industrial uses. The 
existing Warren County Fairgrounds, regional jail facility, and large industrial warehouse presence 
associated with the Virginia Inland Port east of Winchester Road already establishes and 
encourages future industrial development in this area. Further industrial development along 
Winchester Road would allow for a seamless and logical transition of land uses consistent with 
the Comprehensive Plan’s goal of accommodating industrial growth in an orderly fashion.  
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Proposal 
 
 The Applicant proposes to develop the Property with an approximately 220,000 square foot 
industrial building supported by an amount of surface parking spaces to be determined by the 
Zoning Administrator, including parking for potential trucks serving the site as well as future 
employees.  The proposed structure will front Winchester Road (US Route 340 & 522), with two 
access points supported by an existing median break and one proposed new median break.  Each 
access point is proposed to be full-service and allow vehicles to enter and exit the site.   
 

Within the flood zone, located at the southwest corner of the Property, the Applicant 
proposes a conservation area to mitigate any potential impacts, with the limits of disturbance for 
the proposed structure located outside of the zone.  Landscaping will be provided through a 25-
foot landscape strip along Winchester Road, further screening the proposed structure from the 
street, and through trees planted in and around parking areas throughout the site, as well as a 
variable width landscape area on the southern side of the structure.  Required distance buffers and 
setbacks will be maintained across the entire site.  Stormwater management facilities are proposed 
on the north and northwest portions of the site, and the Applicant will comply with all stormwater 
management requirements at time of site plan. 

 
As shown on the included plan set, the Applicant further proposes a modification or waiver 

of the zoning district buffering between the proposed Industrial district and the Commercial district 
to the southwest. While the portion of the property to remain commercial is not included in the 
application boundary, the Applicant is the contract purchaser of that land, as well. The Applicant 
anticipates that the commercial portion of the Property will be developed with a filling station or 
other commercial use that will support and be complimentary to the industrial building on the 
Property, so that the parcels will all operate as a cohesive campus. Section 180.18 permits the 
waiver of buffering requirements when the uses proposed are permitted in each zoning district, 
and warehousing is permitted in both the Commercial and Industrial zoning districts.  

 
Finally, the Applicant also requests the flexibility to, at the time of site plan, develop the 

Property with any other permitted use in the Industrial District (§ 180-28) and HC Overly District 
in addition to the proposed warehousing and distribution uses envisioned in this application.  
Furthermore, the Applicant requests the flexibility to develop the Property with any uses permitted 
in either district that require a Conditional Use Permit, provided that such uses would only be 
permitted following the approval of an application for such Use Permit, and that total development 
on the Property would not exceed the approximately 220,000 square feet proposed in this 
application. 
 
Conditional Use Permit 

 
All of the parcels associated with the proposed development at least partially fall within 

the HC Overlay District which requires a conditional use permit for buildings that are greater than 
50,000 square feet. As the proposed development includes the construction of buildings greater 
than 50,000 square feet in the HC Overlay District, the Applicant also seeks a conditional use 
permit as a part of this application.  
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The proposed development is consistent with the overall purpose of the HC Overlay 

District. The HC Overlay District was established to protect the public from traffic congestion and 
visual clutter that could create dangerous situations on public and private streets.  With a 
substantial setback and landscaped buffer facing Winchester Street, these potential impacts will be 
mitigated. The Applicant will work with the County to ensure consistency with any requirements 
imposed pursuant to the HC Overlay District as well.   

 
The proposed development complies with the general standards and conditions identified 

in § 180-63.D of the Zoning Ordinance for conditional use permits as follows: 
 

(1) The proposed use at the specified location shall be in harmony with the adopted 
Comprehensive Plan. 

 
The Comprehensive Plan recommends industrial uses on the Property. 

 
(2) The proposed use shall be in harmony with the general purpose and intent of the applicable 

zoning district regulations. 
 

The proposed use complies with Zoning Ordinance regulations as per § 180-28 and § 180-
29.1. 
 

(3) The proposed use shall be such that it will be harmonious with and will not adversely affect 
the use or development of neighboring properties in accordance with the applicable zoning 
district regulations and the adopted Comprehensive Plan. The location, size and height of 
buildings, structures, walls and fences and the nature and extent of screening, buffering 
and landscaping shall be such that the use will not hinder or discourage the appropriate 
development and use of adjacent or nearby land and/or buildings or impair the value 
thereof. 

 
The proposed use will not impact the ability of adjacent parcels to develop in accordance 
with the Zoning Ordinance and Comprehensive Plan. 
 

(4) The proposed use shall be such that pedestrian and vehicular traffic associated with such 
use will not be hazardous or in conflict with the existing and anticipated traffic in the area. 
 
The proposed use will not conflict with existing and anticipated traffic or create a traffic 
hazard.  
 

(5) Adequate utility, drainage, parking, loading and other necessary facilities to serve the 
proposed use shall be provided. 
 
Adequate utility connections, stormwater facilities, parking spaces, and other infrastructure 
are included in the proposal. 

 
Transportation Impact 
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 Access to the Property will be provided via two full-service access points along Winchester 
Road (US Route 340 & 522). These access points align with an existing median break and a 
proposed new median break on Winchester Road. The proposed development further provides for 
site circulation via an internal network of drive aisles, and corresponding pedestrian circulation 
via a series of sidewalks as detailed on the plan set included with the application materials.  
 
 The Applicant held a scoping meeting with the Virginia Department of Transportation 
(“VDOT”) on June 25, 2024, and has engaged Gorove Slade to perform a full traffic impact 
analysis (“TIA”) based upon that discussion. The Applicant will update the application documents 
and tender a copy of the completed TIA to County Staff upon its completion.  
 
Economic Impact 
 

The proposed use is consistent with the County’s objective of diversifying and increasing 
its non-residential tax base. The proposal is a significant investment in the County, transforming 
vacant land that has thus far failed to attract commercial development, into tax producing property. 
It will also create jobs in the County, providing more opportunities for people who live in the 
County to work near home as well. More opportunities for work and high paying jobs in Warren 
County will have secondary economic benefits as well, through increased local demand for goods 
and services, and additional sales tax revenue through discretionary spending.    

 
Impact on Community Facilities 
 
 The proposed development will connect to public water and sewer. Stormwater 
management to accommodate an increase in impervious surfaces will be provided on site and will 
be subject to review by the Department of Environmental Quality. It will have no impact on 
schools, library capacity, or parks and recreation, and very little on public safety.  
 
Environment  
 

The Property is largely forested and vegetated. Because it is surrounded by existing 
industrial development to the east, disturbed land, and a high-volume roadway, it is already 
segregated from wildlife areas and has little value as a wildlife corridor. According to the Virginia 
Department of Conservation and Recreation (DCR) Natural Heritage Data Explorer, the existing 
forested areas are labeled as having only average, or moderate conservation value.  
 

Because the Applicant does not yet have tenants for the buildings that it proposes, it is 
impossible to provide a listing of all chemicals to be used, housed or generated on the premises or 
to provide a statement as to the standards of compliance relative to the emission and/or release of 
noise, dust, smoke, glare, light, heat, vibration, toxic gases, atomic particles, electromagnetic 
waves, hazardous substances, solid waste, liquid effluent and any other activity that may cause a 
disturbance to the environment. Any proposed use would be required to meet all applicable state 
and federal laws and regulations with respect to the environment, including but not limited to the 
Clean Air Act, the Clean Water Act and the Endangered Species Act.  
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Fire, Rescue, and Police Services 
 

The Property will be serviced by the North Warren Volunteer Fire & Rescue Company 10. 
The station is located off of Rockland Court, immediately north of the Property. The Company 
employs a combination of career and volunteer fire and rescue personnel and it responds to 
approximately 1,700 calls a year. The Applicant will coordinate with Company 10, the Warren 
County Fire Marshal, and the Warren County Sheriff’s Office to address site specific concerns. 
The Applicant will also proffer a monetary contribution to support fire and rescue services and 
offset its impacts based on the square footage of the development. This will be discussed with the 
staff during consideration of the application.  
 
Lighting 
 

The Applicant will prepare a detailed lighting plan in conformance with § 180-49.2 of the 
Zoning Ordinance and will install lighting in accordance with the plan. The lighting plan will be 
reviewed during final site plan review. The Applicant will, however, ensure that all lighting uses 
cutoff style fixtures, is limited in height above the ground, and is so designed as to prevent light 
spillage onto adjacent properties. 
 
Noise 
 

The proposed development is unlikely to have significant impacts on the surrounding area. 
Significant setbacks are provided to adjacent properties, and as a result, any potential noise that 
might emanate from the Property would be substantially mitigated. Further, the Property is 
bordered by US Rt. 340/522, a major thoroughfare and the principal source of noise in the area. 
Regardless, the Applicant, like any land user, must avoid creating nuisance conditions.  
 
Conclusion 
 

The proposed development is consistent with the County’s comprehensive planning for the 
Property, and will provide economic benefit to the County while mitigating impacts from the 
proposed development. The Applicant has provided commitments to avoid development in 
environmentally sensitive areas of the property, and has provided buffering and screening to 
reduce impacts to neighboring properties and uses.   

For all of the foregoing reasons, the Applicant respectfully requests positive consideration 
of the Application from County Staff, the Planning Commission, and the Board of Supervisors.  
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	Application Date: 3/24/2025; Rev. - 4/17/2025
	0wners  Applicants Full Name: Stafford One Investments, LLC
	CityStateZip: 13580 Groupe Drive, Suite 200
	Daytime Phone: 703-737-3633; 703-528-4700
	undefined_2: Woodbridge, VA 22192
	Email: eswisshelm@thelandlawyers.com; ncumings@thelandlawyers.com
	Property AddressLot: 986 John Marshall Highway
	Single Family: Off
	Type of Business: Industrial
	Number of Employees: unknown
	Hours of Operation: unknown
	Estimated Usage: 4,500
	Number of Toilets: N/A
	Urinals: N/A
	Sinks: N/A
	undefined_3: 
	TubsShowers: N/A
	Size of Meter Must match water service size: 2" 
	Meter size: 10"


